In a longitudinal study utilizing the 1984-92 waves of the PSID, Boehm and Schlottman (2004) reported that race affects housing decisions along a continuum of ownership stages.
Using a continuous time hazard model, race (white versus nonwhite) had a large and statistically significant effect on the likelihood of becoming a first-time, second-time, and third-time home owner. The race effect was net of gender, marital status, age, veteran status, disability status, family size, permanent income, total family wealth, residential status, and education. They also analyzed the likelihood of exiting homeownership and found that, at least among low income families, race was a statistically significant and substantial factor in exits from homeownership.
Race is particularly important in predicting the value of one's home as well as the amount of equity built up over time. Research has indicated that even after controlling for socioeconomic status, the home value for African Americans is considerably less than that for whites (Denton 2001; Horton and Thomas 1998) . In addition, Reid (2004) found that the financial returns to homeownership were quite small for both low-and middle-income minorities. For example, she estimated that the average value of housing for low-income minority homeowners increased only from $50,000 to $65,000 over a 10-year period.
The question therefore arises, why has race proven to be such a powerful factor in homeownership independent of socioeconomic status? The bulk of the research has emphasized and documented the importance of discrimination in the housing market as an important part of the answer, rather than the alternative explanation of minorities having a weaker preference for homeownership.
Research has shown that controlling for income, black and Hispanic home buyers learn about fewer available homes than white home buyers, blacks and Hispanics are more likely to be steered into less desirable and segregated residential areas by real estate agents, blacks and Hispanics are more likely to be turned down for home loans, and black and Hispanic homeowners end up paying higher interest rates on their mortgages than their white counterparts (Charles 2003; Ondrich et al. 1998; Yinger 1995; 1998; 2001) . For example, one particularly influential study found that blacks and Hispanics in Boston were 56% more likely to be turned down for a conventional mortgage loan than whites after controlling for credit qualifications and type of loan (Munnell et al., 1996) . This amounted to a minority denial rate of 17% compared to 11% for whites. A reanalysis by Ross and Yinger (2002) found similar patterns.
Likewise, Charles and Hurst (2002) analyzed a subsample of black and white renters in the 1991-96 waves of the PSID that included a data supplement of questions about home mortgage application. They found that whites were much more likely to become homeowners over this period, and that the racial difference, net of controls, is explained by the following two factors: 1) blacks were less likely to apply for a mortgage, and 2) were more likely to have their mortgage applications rejected. The authors speculate that the lower rate of mortgage applications by blacks may be driven by "a greater anticipated probability of mortgage application rejection" (282). Thus they surmise that the combination of discriminatory institutional lending practices and anticipation of these practices explains the racial differential in homeownership.
In addition, Shapiro has shown that middle class whites are much more likely to get financial help from parents on their mortgage down payment than their black counterparts (2004) . This financial assistance in turn, enables white households to more readily qualify for a home mortgage and to qualify for a larger mortgage, which in turn allows for the purchasing of a higher quality home in a more attractive neighborhood with better quality schools.
Charles summarizes this body of research with the following observation, "Thus, in one way or another, and to a greater or lesser degree, discrimination in the housing market constrains the ability of nonwhites to rent and/or purchase housing. Access to housing is constrained, the search process is more unpleasant (i.e., more visits, more waiting, etc.), home seekers receive far less assistance from lenders in the mortgage application process and are more likely to have their applications denied, and their moving costs are higher " (2003: 196) . The result of such housing market discrimination are lower rates of homeownership, less access to certain neighborhoods, poorer quality housing, less equity accrued, and continued residential segregation for African Americans and Hispanic Americans. These, in turn, reduce the ability of racial minorities to build significant wealth which profoundly affects the dynamics of racial stratification in this country.
A LIFE COURSE APPROACH TO ESTIMATING RACIAL DISPARITIES IN

HOMEOWNERSHIP
The above body of research has added considerably to our understanding of homeownership and the racial differences that exist. Yet the process and effects of homeownership take place across a lifetime. As such, we would argue that the study of homeownership lends itself quite naturally to a life course framework. By its very nature, homeownership and the value of one's home unfolds over a period of years and decades, while the effects of such asset-building can best be understood within the context of the entire life course. In addition, a life course approach is essential for detailing the long-term impact of racial disparities found within these processes.
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Homeownership is also a worthy subject of life course investigation because, as noted earlier, it has been found to be a key element of household wealth formation (Oliver and Shapiro 1995) , a vehicle for promoting economic well-being over the life course (Charles and Hurst 2002: 281) , and represents an essential component in the attainment of the American Dream (Cullen 2003) . All of these effects unfold over extended periods of time, and as such, are best captured from the perspective of the life course.
The concept of the life course has had a long and distinguished history in the social and applied sciences (Dewilde 2003; Elder 1994; Moen, Elder, and Luscher 1995; Mortimer and Shanahan, 2003; Riley 1999; Settersten and Mayer 1997) . It has provided a very useful framework for thinking about how individual lives unfold, and how particular events and transitions affect these trajectories (Elder 1995; Voyer 2004) . The term itself refers to "social processes extending over the individual life span or over significant portions of it, especially [with regard to] the family cycle, educational and training histories, and employment and occupational careers" (Mayer and Tuma 1990: 3).
As noted earlier, the event of homeownership is critical in shaping the trajectories of individual lives. For example, where one attends school is often predicated on where one lives.
As Shapiro notes, "Educational quality results primarily from where children live and the resources their parents can provide . . . quality schools and substandard schools are not distributed randomly; schools commonly reflect a community's wealth and class and race compositions" (2004: 167) . These advantages or disadvantages in schooling then carry over in terms of acquired human capital, which then impact on children's earnings ability, and so on.
In this paper we assess various aspects of homeownership through the use of a life table methodology. We calculate a series of cumulative proportions that estimate the percentage of the population that will become a homeowner between the ages of 25 and 55, the monetary value accrued in one's home over time, and the likelihood of paying off one's mortgage during this stage of adulthood. Of particular concern is examining the extent of racial disparities in each of these areas.
DATA AND METHODS
In order to assess the life-course dynamics of homeownership, we utilize the Panel Study of Income Dynamics (see Hill 1992, for greater detail). The PSID began in 1968 as an annual panel survey (biennial since 1997) that is representative of the U.S. population. The PSID oversampled black and low income households, and includes in-depth information on family demographic and economic behavior (including homeownership), making it uniquely suited for this study. The PSID initially interviewed approximately 4,800 U.S. households in 1968, which included detailed information on roughly 18,000 individuals within those households. The PSID has since tracked these individuals annually, including those children and adults who eventually broke off from their original households to form new households (e.g., children leaving home, separations, divorce).
Our life table estimations employ sampling weights to ensure that the PSID sample accurately represents the U.S. population. Specifically, we utilize the weights assigned to individuals at age 25 which is the starting age for our life tables. We utilize both the household Period and cohort effects are smoothed out within and across each age interval because some individuals turn 25 in 1968, some in 1978, and so on. Thus the age-specific life table probabilities reflect the contributions of individuals spread over multiple periods and cohorts.
We would argue that the ages of 25 to 55 represent the age range where the vast majority of individuals are most likely to become homeowners. These ages encompass the peak years of child rearing (U.S. Census Bureau 2001), as well as the period when family income tends to be most affluent (Rank and Hirschl 2001) . Because homeownership is a positive function of income level, and because married couples with children have a high probability of owning versus renting (Carliner 1974) , this age range is when Americans are most likely to become homeowners, and therefore the period of the life course of greatest interest to our study.
For each wave of the PSID, a question was asked as to whether a home was owned. This question allows us to construct a life table analysis with respect to the odds of homeownership, as well the odds of exiting and reentering the state of being a homeowner. In addition, the PSID also allows us to estimate the likelihood of reaching various levels of economic homeownership value as well as the debt ratio of ownership. This analysis is based upon two question pertaining to the amount of the remaining mortgage principal and the current market value of the home.
However, the mortgage principle question was not asked during the years of 1973, 1974, 1975, and 1982 , and therefore our life table estimates of both homeownership value and debt ratio are constrained to the ages of 25 to 50 (as a result of not having enough person years to carry the life tables out to age 55).
A measurement issue also arises for the years 1998, 2000, and 2002 where there are no observations on homeownership status because these are off years of PSID data collection. To fully utilize the existing observations, the following coding rules were applied. First, if the individual is a homeowner in the two adjoining years (say 1997 and 1999), then we code that individual as being a homeowner for the intervening unobserved year (in this example 1998). If, on the other hand, the individual is recorded as being a homeowner in the year after the unrecorded year of observation (e.g., not a homeowner in 1997, but is in 1999), then we assign the year of homeownership as beginning during the midpoint between the two measured years (in this example mid-1998). This approach fails to detect homeownership changes related to short-term fluctuations, but otherwise is equivalent to standard procedures for estimating observation time for cases that are censored on the right (Hosmer and Lemshow 1999).
The life tables are estimated using SAS Proc Lifetest (SAS 2005; see also Allison 1995), and the PSID weights are deployed under the "Frequency" option. Unfortunately weighting invalidates the standard error calculation in the life table which presumes an underlying binomial distribution where the mean cannot be a ratio. Fortunately it is not necessary to use weights in regression analysis to obtain unbiased coefficients and standard errors (Hanushek and Jackson 1977: 152) . Thus to conduct tests of statistical significance for the effects of race, education, and gender, we estimate an unweighted Cox Proportional Hazard regression using a covariate vector of race, gender and education (SAS 2005) .
Throughout the analyses we are interested in examining the effect of race upon the patterns of homeownership, as well as the effects of socioeconomic status and gender. Race is measured by the categories of white versus nonwhite (within the PSID, nonwhite is overwhelmingly African American, Hill 1992). In order to partially take into account socioeconomic background, we utilize educational attainment at age 25 (Kitagawa and Hauser 1973) . Education is used rather than income or wealth because education is not endogenous with respect to the dependent variable homeownership, and occupation is not observed for individuals outside the labor force. Whereas education at age 25 is conceptually distinct from the individual's economic asset level, income and wealth are endogenous with household assets of which home ownership is a key element (Parcel 1982; Oliver and Shapiro 1995) . In addition, level of education is very stable beyond the age of 25. Education is divided into the following three categories: less than 12 years of education, 12 years of education, and more than 12 years.
RESULTS
In each of our tables we present the cumulative life table proportions for the total sample, and for each of our subcategories of race, gender, and education. These proportions represent the likelihood that a particular homeownership event will occur by a particular age. Below these life table analyses we provide the partial likelihood coefficients for each of these variables. They represent the overall size and significance of each variable (net of the other two) across the pooled life course.
[ [ Table 2 about here]
The risk set for Table 2 is all homeowners, age 25 and over, for whom we could identify the first year of homeownership. We then follow this subsample and record attrition from homeownership status, subsequent to becoming homeowners. Thus a family need not reside in the same home, but rather continue the status of ownership to remain in the risk set. The results suggest that exiting from homeownership is a relatively common event that plateaus after 15 years. Twelve percent exit after only one year of ownership, and 28 percent exit after five years.
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The covariate effects are significant for race, gender, and for individuals with some college versus high school drop outs. The gender coefficient suggests that men are more likely than women to exit ownership status, perhaps reflecting differences in divorce settlements that lead to higher rates of female homeownership post-divorce (Espenshade 1979).
[ Table 3 about here] Table 3 provides an analysis of returning to homeownership status, and reflects the behavior of individuals in the sample who were homeowners, and then recorded as not homeowners in a subsequent wave. The risk set thus includes all individuals age 25 and over, and for whom we can identify this double transition. The probabilities indicate high rates of return to ownership, with 31 percent returning after one year, and 60 percent returning after five years. The Cox regression results indicate that nonwhites relative to whites, and high school drops relative to higher educated groups, are less likely to return to homeownership.
The combined results for Tables 1, 2 and 3 corroborate the race specific findings of Reid (2004) and Charles and Hurst (2002) . Net of educational attainment and gender, nonwhites are less likely to become homeowners, more likely than whites to exit homeownership, and less likely to return to homeownership after leaving their prior ownership status.
In order to assess race, education and gender differences in the economic value of housing, we estimate a series of life tables for the value of housing at various dollar levels. We compute housing value by subtracting the remaining principal owed on the home from the owner's self-reported market value of the housing. This yields an approximate measure of how much value the homeowner would realize if he/she sold the house in the year in which the survey was conducted. The life table analysis is conducted for the following thresholds, all inflated to 2003 dollars: $25,000, $50,000, $100,000 and $200,000. The risk set is defined by all heads and wives who own homes. Individuals stay in the life table risk set until they achieve the given threshold. If the threshold is achieved, the event is noted, and the homeowner is removed from the risk set.
[ Table 4 about here] Table 4 indicates that most homeowners will reach the lowest threshold ($25k) which begins at 14% at age 25 and rises to 82% by age 50. The next threshold starts at a much lower level (7%), but progresses to 70% by age 50. Less than half of the homeowners achieve a market value of $100k by age 50, and about one in five (19%) report a market value of $200k or more by age 50. In summary, most homeowners realize relatively modest amounts of economic value, with a minority realizing higher values.
The race, class, and gender covariates in the bottom half of Table 4 suggest that this pattern of economic value varies greatly within the population. Relative to whites, nonwhite homeowners are less likely to cross each of the four thresholds in the economic value of their homes, and racial disadvantage increases as the value of the home increases. This is particularly apparent at the $100,000 and $200,000 levels. Relative to nonwhites, whites are 3.9 time more likely to have acquired at least $100,000 worth of home equity, and 6.2 times more likely to have acquired $200,000 worth of home equity.
There are no gender effects on home value at lower thresholds, but an effect favoring women is found at the two higher thresholds. This pattern is consistent with the notion that divorce within high asset families often results in women remaining homeowners. 1 Finally, individuals with some college are more likely than high school drop outs to realize economic benefits at all four thresholds. High school graduates, on the other hand, have an advantage over drops outs at the two lower levels, but no advantage at the higher levels. In summary, the results suggest that the ability of homeowners to realize economic value of their housing is highly stratified by race, modestly stratified by education, and only marginally stratified by gender.
We estimate a final set of life tables where the thresholds are varying percentages of the home owned. This analysis provides a measure of how much of the home is actually owned versus leveraged by debt. Table 5 suggests that nearly nine out of ten (87%) homeowners achieve at least 25 percent ownership by age 50, and a slightly lower percentage (73%) own half of the value of their home by age 50. Over half of homeowners own 75% of the asset value of their home by age 50, and more than one third own their house outright by age 50.
[ Table 5 about here]
The Cox regression results reinforce the premise that being nonwhite is a major disadvantage in achieving ownership at all thresholds of percent ownership. This is in spite of the fact that the value of homes for nonwhites is much less than that for whites as evidenced in Table 4 . This finding corroborates Parcel's (1982) Table 4 , it suggests that the higher educated group owns more housing value, but is also more leveraged with indebtedness. Thus the higher economic value of upper class housing appears to be accompanied with greater indebtedness.
DISCUSSION
This paper set out to explore the life course patterns of homeownership, and the racial divide behind those patterns. Homeownership is a valued status in American society, and its distribution within the population is sometimes overlooked as a critical feature of social stratification. Using 36 years of observation from the Panel Study of Income Dynamics, our analysis is based upon a series of constructed life tables that estimate the occurrence of various aspects of homeownership between the ages of 25 and 55.
Our results affirm the notion that homeownership is an expected life course event in which approximately 90 percent of the adult population will become homeowners before they reach the age of 55. Yet there is also considerable fluidity in exiting and reentering the status of homeowner across the life course -40% of Americans will exit homeownership status within 10 years of first owning a home, while 79% will return to homeownership status within 10 years of having sold their home. In addition, by the age of 50, 70% of homeowners will have acquired at least $50,000 worth of home equity and slightly over half will own at least 75% of the value of their home. Overall these patterns of behavior suggest that homeownership has broad appeal.
Yet these patterns differ significantly in magnitude between whites and nonwhites.
Nonwhites are less likely than whites to become homeowners (although the vast majority will do so), are more likely to purchase their first home at a later age, are more likely to exit homeownership status, are less likely to have acquired as much equity in their home, and are less likely to own their home outright. It is important to note that each of these findings remain robust even after controlling for education and gender.
We would argue that the differential dynamics of homeownership are important components in understanding the economic racial divide in America. As is well known, the wealth disparity between whites and nonwhites is significantly greater than the income disparity.
For example, although the median income of both blacks and Hispanics in dollar ratios is approximately 60 cents for every dollar for whites, the median net worth for blacks and Hispanics is approximately 10 cents for every dollar of net worth for whites (Shapiro 2004 ).
One of the major reasons behind this wealth disparity is the differential patterns of homeownership between whites and nonwhites discussed in this paper. For example, because nonwhites begin homeownership at later ages in the life course, they are less likely to have built up as much home equity. In addition, as a result of differences in parental ability to help with a mortgage down payment, along with the on-going patterns of racial residential segregation and discrimination in the housing market (discussed earlier), the ability to purchase a higher quality home in a more marketable neighborhood is more constrained for nonwhites than for whites. Washington University in St. Louis
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The result of this is that the amount of equity built up in a home tends to be much less for nonwhites than it does for whites. This is due to the fact that lower quality houses in less desirable neighborhoods tend to appreciate much less in value than higher quality homes in more attractive neighborhoods.
In addition, the fact that nonwhites are more likely to be residing in neighborhoods with lower value housing, often translates into lower quality schooling as well. This, in turn, has been shown to be critical in shaping later life chances such as the acquisition of valuable human capital.
Consequently, the life course patterns of homeownership cast considerable light upon racial stratification in America. The ability to purchase a quality home, at an early age, and in an attractive neighborhood that is appreciating in value, is critical for building one's assets and for enhancing the life chances for one's children. Our analysis suggests that white Americans are much more likely to be able to access this component of the American Dream than nonwhite Americans. Taken as a whole, we would argue that in order to understand the economic racial divide in America, a very important place to turn to are the racial differences in the patterns of homeownership across the life course. 
